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Introduction

Type of Report — Mass Appraisal Report

This document is a report of the Snohomish County Assessor's Mass Appraisal for the geographic area named in
this report (“Agricultural Region”) as required under Standard 6-8, Uniform Standards of Professional Appraisal
Practice (USPAP).

This document is not intended to be a self-contained documentation of the mass appraisal but to summarize the
methods and data used, and to guide the reader to other documents or files which were relied upon to perform the
mass appraisal, which may include the following:

Individual Property Records — Contained in Assessor's Property System Database/ProVal®

Real Estate Sales File — Part of Assessor's Property System Database/ProVal®

Reviewed Sale Files (such as returned questionnaires)

Land Sales and Model Calibration Spreadsheets including published 'Benchmark’ tables
Residential Cost Tables — Contained in Assessor's Property System Database/ProVal®

Residential Depreciation Tables — Contained in the Assessor's Property System Database/ProVal®
Residential Time Trend Study Spreadsheet(s)

Revised Code of Washington (RCW) — Title 84

Washington Administrative Code (WAC) — WAC 458°

Uniform Standards of Professional Appraisal Practice (USPAP) published by the Appraisal Standards
Board of the Appraisal Foundation®

2010 — 2015 Snohomish County Revaluation plan as approved by the Washington State Department of
Revenue

County Assessor's Manual® — Published by the Department of Revenue (DOR), November 2011
Mass Appraisal Report data extracts and sales files

Comparison to County Assessor Statistics Reports®

This mass appraisal report is a 'post-revaluation report card' on the performance of the valuation model(s) used. It
is not a fully self-contained appraisal but rather a summary of the performance of the model for the geographic
area(s) identified in the report. The summary statistics apply to the population of sales used as a whole and are
not appropriate to apply to any specific property.

! http://apps.leg.wa.gov/RCW/default.aspx?Cite=84

% http://apps.leg.wa.gov/wac/default.aspx?cite=458

® http://www.uspap.org/#/56/

* http://dor.wa.gov/docs/pubs/prop_tax/assessorrefmanual.doc

® http://dor.wa.gov/content/AboutUs/StatisticsAndReports/stats_proptaxstats_Assessor.aspx
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For example, this report may show that on average, property values increased or decreased x%. This cannot be
construed to mean that all property values increased or decreased x%. While property values in a general
geographic area may on average change by x%, individual properties may increase or decrease at greater or
lesser amounts due to changes in property characteristics or localized market factors that do not affect the
broader geographic area that this report covers.

Analyst Comments for this Report

Analyst Comments Regarding Valuation of Land

Agricultural farm land is valued using the net cash income approach, which determines the cash flow of farm and
agricultural land leases paid on an annual basis, averaged for the preceding five years.

The five year average is divided by the current capitalization rate (0.0559%) provided by the Department of
Revenue, which gives a current use value per acre.

The large percentage increase in Agricultural farm land current use values is because of increasing lease rates
and decreasing capitalization rates due to interest rates being at historical lows. Current use rates for
Agricultural/Farm land in Skagit and Whatcom counties were also considered in this analysis.

An adjustment of -$15,000 was established this year for the teardown cost of Very Poor condition homes which
was added to the land value.

Agricultural land Type AG-3 increased by 7%.
Agricultural land Type AG-14 increased by 20%.

Soil type AGR 5, which is farm bottomland, increased by 114%.

Soil type AGR 4, which is farm uplands, increased by 75%.

Soil type AGR 3, which is brushy/pasture farm lands, increased by 76%.
Soil type AGR 2, which is wooded farm lands, increased by 75%.

Soil type AGR 1, which is waste farm lands, showed no change in value.

Analyst Comments Regarding Value Model Calibration

The base house type model 2015 and the base depreciation model “15” were used in all neighborhoods.

Analyst Comments Regarding Sales Used in Analysis

Sales in the Agricultural Region were limited; therefore five years of sales were used to establish values.

There were seven (7) sales in the Open Space Agriculture Program that were considered when valuing
properties.
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Legend
Red: Residential Management Regions 1, 2, 3 and 4 (not part of this report) and Commercial

Green:  Member Parcels - Residential Management: Agricultural Region
Blue: Benchmark Boundaries

The map above shows the economic residential appraisal management area known as the Residential
Agricultural Region, or “Ag” Region. The residential division of the Snohomish County Assessor's Office is
responsible for the annual revaluation of all of the parcels denoted in ‘green’.

The Agricultural Residential Management Region is a large geographic area that consists of the Ag-10 zoned
lands that lie within the Stillaguamish, Snohomish and Skykomish River basins. These three river basins are
represented by three sub regions (Benchmarks) within the land valuation model.

The Agricultural Residential Management Region is a diverse area, containing large commercial farms, smaller 5
to 10 acre residential hobby farms, smaller residential lots, and areas of riverfront residential properties.
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Smaller 5 to 10 acre residential hobby farms, smaller residential lots, and areas of riverfront residential properties
values are influenced by location, topography and river access.

Large commercial farms values are influenced by agricultural viability. Soil type, crop yield and long term
financial return are the greatest influence to market value of the land.

Stanwood, Snohomish and Monroe are the main centers of population bordering the Agricultural region, and it is
accessed via State Route 530, State Route 203 and Highway 2.

Pre-2015 Revaluation Market Analysis

Preliminary to the initiation of the 2015 revaluation, ratio studies were conducted to measure the relationship of
current assessed values (January 1, 2014 Assessments) to 2014 sale prices and to determine if property values
were changing over time.

Please note that the three studies that follow include only single-family residences (Use codes 111, 116, 141 and
142), as this is the predominant property type in the residential appraisal management region; and of those types,
only those sales that met the criteria listed in section “Appraisal Performance — Mass Appraisal Reports —
Sales.”® These sales represent the market and overall residential market trend for the Agricultural Region.

The following chart summarizes both ratio and the change in ratio over time for single-family residences in the
agricultural region. If no revaluation occurred, on average, single-family residences would be assessed at 91.7%
(September 2014 ratio) indicating that a revaluation is warranted.

Average Ratio of 2014 Assessed Values to 2014 Sale Prices
for SFR-Type Homes (Use Codes 111, 116, 141 & 142) - Agricultural Region
1.15

1.05

1.00

0.969

0.95 ‘\\wj s 59T
0.90
0.85
0.80
B ] [x
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@’b\\ \\}“ SE,Q

Note: A declining ratio over time indicates rising sales prices.

® See Introduction and Summary section (Section A) of the overall report.
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Post-Revaluation Ratio Study

The following chart summarizes the post-revaluation ratio and the change in ratio over time for single-family
residences in the Agricultural Region. From the chart we can see that as a result of the revaluation, on average,
single-family residences are assessed at 97.2% (September 2014 Ratio).

Average Ratio of 2015 Assessed Values to 2014 Sale Prices
for SFR-Type Homes (Use Codes 111, 116, 141 & 142) - Agricultural Region

Note: A declining ratio over time indicates rising sales prices.
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Adjusting For Market Changes over Time

The purpose of time-adjusting sale prices is to more accurately represent market changes over time. This
technique allows sales occurring earlier in the year (or prior years) to be used in the analysis to determine the fair
market value as of the assessment date.

For example, if a home sold on January 1, 2014 for $100,000 and an identical home sold January 1, 2015 for
$112,000, this would indicate the market has increased 12% over that one year time period. The Time-Adjusted
Sale Price (TASP) of the first house would be $112,000 ($100,000 plus 12%). Both houses would be assessed at
$112,000, and the Time-Adjusted Sale Ratio for both would be 1.00. Without the TASP* adjustments, the ratios
would be 1.12 for the earlier sale and 1.00 for the later sale.

The following chart summarizes 2015 assessed values to 2014 sale prices adjusted for market changes in 2014.
This change is often referred to as 'time trend'.

Average Ratio of 2015 Assessed Values to 2014 Time-Adjusted Sale Prices
for SFR-Type Homes (Use Codes 111, 116, 141 & 142) - Agricultural Region
1.15
1.10
1.05 1.026
1.012
1.00 R — 0.082
_—-'--—____H
0.95
0.90
0.85
0.80
:19\’& ,10\’& :19"&
‘!\9\‘ \\)‘\ s@Q

* TASP — Time-adjusted Sale Price(s)
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Appraisal Level and Uniformity

Non Time-Adjusted Sales Ratio Study

Study Period: January 1, 2014 through December 31, 2014
Number of Sales: 5

Pre-Revaluation Ratio
1/1/2014 Certified Value Compared to 2014 Sale Prices

Ratio Statistics for Certification Total/Consideration
Mean | Median| Weighted Mean | Price Related Bifferential | Coefficient of Dispersion
1.011( 0.938 0.960 1.053 13.29%

Post-Revaluation Ratio
1/1/2015 Worksheet Values Compared to 2014 Sales Prices

Ratio Statistics for Calculation Total/Consideration
Mean | Median| Weighted Mean | Price Related Differential | Coefficient of Dispersion
1.052( 1.002 1.012 1.039 8.70%

The data used in this analysis were obtained from the active database.

This ratio study only includes sales where the property existed both in the prior assessment year and in the
current assessment year, was 100% complete at the time of the analysis, sold for more than $1,000, and the post-
revaluation ratio was not an ‘outlier' (< 0.25% or > 1.75%).

The pre- revaluation ratio is calculated by dividing the 2014 certified value by the 2014 sale price.

The post- revaluation ratio is calculated by dividing the 2015 pre-certification appraised (worksheet) value by the
2014 sale price (report data is extracted just prior to value certification).

The sale prices used in this ratio study have not been adjusted for changes in market conditions that occurred
throughout the year. This ratio study includes ALL Property Class Codes, less excluded sales, and sales with no
improvement or land value.’

A direct comparison of the pre-appraisal ratio and the post-appraisal ratio is inappropriate as the values used are
from different points in time, and the ratios, which are an average over the entire year of sales, do not reflect
changes in market conditions over time.

" See “Additional Sales Excluded” in Section A of this report.
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Time-Adjusted Sales Ratio Study (Single-family Residences)

Study Period: January 1, 2014 through December 31, 2014
Number of Sales: 4

Pre-Revaluation Ratio
1/01/2014 Certified Value Compared to 2014 Sales Prices

Ratio Statistics for Certification TotaI/TASP*
Mean Median | Weighted Mean | Price Related Differential Coefficient of Dispersion
0.955 0.941 0.953 1.002 7.78%
*Time Adjusted Sale Price

Post-Revaluation Ratio
1/01/2015 Worksheet Values Compared to 2014 Sales Prices

Ratio Statistics for Calculation TotaI/TASP*
Mean Median | Weighted Mean | Price Related Differential Coefficient of Dispersion
1.011 0.999 1.010 1.002 5.29%
*Time Adjusted Sale Price

The data used in this analysis were obtained from the archived database. The archived database reflects the
property characteristics at the time of sale.

This ratio study only includes sales where the property existed both in the prior assessment year and in the
current assessment year, was 100% complete at the time of the analysis, sold for more than $1,000, and the post-
revaluation ratio was not an 'outlier' (< 0.25% or > 1.75%).

The pre- revaluation ratio is calculated by dividing the 2014 certified value by the 2014 time-adjusted sale price.

The post- revaluation ratio is calculated by dividing the 2015 pre-certification appraised (worksheet) value by the
2014 time-adjusted sale price (report data is extracted just prior to value certification).

This ratio study includes ONLY Single-family Residences (Property Class Codes 111, 116, 141 and 142), the
most frequently occurring property types.

The sale prices used in the above ratio study have been adjusted for time.
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Coefficient Price Related Bias (PRB)®

Agricultural Region Ratio Statistics and PRB for
Non-Time-Adjusted Ratios (Calculated Value / Sale Price)

Sale Count 5
Mean 1.011
Median 0.938
Weighted Mean 0.960
Price Related Differential 1.053
Coefficient of Dispersion 0.092
t-Value -10.884
PRB -0.174

There were not enough sales in 2014 to produce a large enough sample population from which to derive
meaningful statistics. As a result, the coefficient of Price-Related Bias for the Agricultural Region is outside

recommended limits.

Value Change Summary

The Summary of Value Change table below reflects the aggregate change in value for ALL parcels that existed
in the study area at the time the study was conducted. Value Change and Percent (%) Change includes the value
for new parcels that were created and assessed for the first time in the current assessment year that did not exist

in the prior assessment year.

Property Class groups on the following table include the following property types:

Agriculture:  Farms General, Open Space Ag, Open Space General

Industrial: Manufacturing Facilities

Commercial:  Retail, Schools and Churches

Residential:  Single-family Residences, Condominiums and Manufactured Homes
Multifamily:  All Multiple Family Parcels Including Duplexes and Triplexes
Forest: Designated Forest Land and Open Space Timber

Other: All Remaining Categories Including Vacant Land

® Please see the detailed explanation for the derivation of the Price-Related Bias at the end of this document.
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Value Change Summary Table - Agricultural Region
Property Number of 2014 2015
Class Parcels | Typet Total Value Total Value Value Change % Change
L: $174,383,700 $176,370,600 $1,986,900 1.1%
Agriculture 1,666 B: $76,579,900 $88,368,700 $11,788,800 15.4%
T: $250,963,600 $673,251,900 $422,288,300 168.3%
L: $25,242,000 $25,812,400 $570,400 2.3%
Other 845 B: $473,600 $518,000 $44,400 9.4%
T: $25,715,600 $26,330,400 $614,800 2.4%
L: $56,052,500 $57,848,800 $1,796,300 3.2%
Residential 753 B: $77,353,100 $88,748,700 $11,395,600 14.7%
T: $133,405,600 $146,597,500 $13,191,900 9.9%
L: $2,009,600 $1,832,000 -$177,600 -8.8%
Commercial 91 B: $4,790,800 $4,901,800 $111,000 2.3%
T: $6,800,400 $6,733,800 -$66,600 -1.0%
L: $401,900 $416,100 $14,200 3.5%
Forest 14 B: $614,100 $703,600 $89,500 14.6%
T: $1,016,000 $1,119,700 $103,700 10.2%
L: $211,100 $214,100 $3,000 1.4%
Industrial 3 B: $374,900 $403,600 $28,700 7.7%
T: $586,000 $617,700 $31,700 5.4%
L: $205,000 $204,000 -$1,000 -0.5%
Multifamily 3 B: $422,300 $494,400 $72,100 17.1%
T: $627,300 $698,400 $71,100 11.3%
L: $258,505,800 $262,698,000 $4,192,200 1.6%
Totals 3,375 B: $160,608,700 $184,138,800 $23,530,100 14.7%
T: $419,114,500 $446,836,800 $27,722,300 6.6%

t“Type” column codes: L = Land, B = Buildings (Improvements), T =Total
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Region Profiles

Region Profile by Property Class (Use Code)®

This list is ordered by parcel count per use code.

639-Other Business Services 2

Property Class Parcel Count Sold Parcels % Sold
830-Open Space Agriculture 1,488 7 0.47%
910-Undeveloped Land 791

111-Single Family Residence 498 18 3.61%
118-Manufac Home (Owned Site) 102

941-Open Space General Ag Cons 81 2 2.47%
940-Open Space General 59

183-Non Residential Structure 57 1 1.75%
939-Other Water Areas 56

198-Vacation Cabins 31

112-2 Single Family Residences 26 1 3.85%
745-Trails (Centennial, etal) 25

117-Manufac Home (Leased Site) 24

456-Local Access Streets 16

411-Railroad Transportation 13

818-Farms General 11

481-Electric Utility 10

110-Sr Cit Exemption Residual 7

186-Septic & Well 7

459-Other Highway NEC 6

880-DF Timber Acres Only 6

950-Open Space Timber 6

761-Parks, General Recreation 5

850-Mine Claims Mineral Rights 5

482-Gas Utility 3

849-Other Fishery Activities 3

113-3 Single Family Residences 2

121-Duplex converted from SFR 2

184-Septic System 2

211-Meat Products 2

451-Freeways 2

483-Water Util & Irrig & Stg 2

Table continued on next page.

% The first 2 digits of the property class code conform to the 2 digit land use code standards published in the Washington

State Department of Revenue Ratio Procedures Manual, April 1997.
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Property Class (Continued) Parcel Count Sold Parcels % Sold
933-Bays or Lagoons
115-5+Single Family Residence
122-Duplex

185-Well

344-Transportation Equipment
422-Motor Freight Transport.
441-Marine Terminals
454-Arterial Streets
471-Telephone Communication
473-Radio Communication
484-Sewage Disposal
511-Motor Vehicle & Auto Equip
519-Other Wholesale Trade NEC
624-Funeral/Crematory Services
672-Protective Functions
681-Nursery,Primary,Second Sch
691-Religious Activities
749-Other Recreation
752-Group & Organized camps
769-Other Parks, NEC
816-Farms & Ranches
819-Other Agricultural
829-Other Ag Related
841-Fisheries & Marine Product
842-Fishery Services
854-Mining & Quarrying
881-DF Timber Ac w/ ImpAcBldg
889-DF Timber Ac w/ImpAcNoBldg
916-Water Retention Area
921-Forest Reserve
931-Rivers,Streams,Creeks
935-Saltwater Tidelands

Totals:

1 100.00%

WlrRr P PP PRPPRPRPRRPRPRPRPRRPRRPRRRPRRPRRPRPRRRPRRPRPRRRPRPRRPRRRLRN

83 30 0.89%

w
~
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Region Profile by Land Type

Land Type Parcel Count Sold Parcels % Sold
AG AG-10 FHZ 1,082 1 0.09%
03 Avg Location 786 24 3.05%
24 Open Space Ag 567
65 Topo Problems | 256
02 Fair Location 238 3 1.26%
N/A* 159
UD Undevelopable Land 134
04 Good Location 73 2 2.74%
O1 Poor Location 37
23 Open Space General 32

21 Designated Forest 7
86 Utility Easement (P/L) 4
88 Contiguous-less than 1 acre 3
LF Land detail not used 2
22 Open Space Forest 1
25 Designated Forest 1
SC SrCit Residual Contiguous 1
Totals: 3,383 30 0.89%
*N/A: Land Only Accounts or Non Single Family Structures

Region Profile by House Style (Stories)

This table includes detached and attached single-family residences condominiums, townhomes, duplexes,
triplexes, and manufactured homes.

House Type (Stories) Parcel Count Sold Parcels % Sold
11 - 1 Story 313 7 2.24%
12 - 1 Story Bsmt 88 6 6.82%
14 -1 1/2 Story 196 5 2.55%
15-1 1/2 Story Bsmt 76 2 2.63%
17 - 2 Story 193 6 3.11%
18 - 2 Story Bsmt 35 1 2.86%
23 - Split Entry 11

24 - Tri Level 12

27 - Multi Level 1

71 - DW Manuf. Home 102

74 - SW Manuf. Home 59 1 1.69%
77 - TW Manuf. Home 3

96 - Geodesic Dome 1

N/A* 2,293 2 0.09%
Totals: 3,383 30 0.89%

*N/A: Land Only Accounts or Non Single Family Structures
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Region Profile by House Quality (Grade)

Quality (Grade) Parcel Count Sold Parcels % Sold
15 Sub Std 14
25 Low 57
35 Fair 188 6 3.19%
41 Avg Minus 8
45 Average 602 11 1.83%
49 Avg Plus 73 10 13.70%
55 Good 125 1 0.80%
65 Very Good 23
N/A* 2,293 2 0.09%
Totals: 3,383 30 0.89%

*N/A: Land Only Accounts or Miscellaneous Structures (Barns, Sheds, etc.)

Region Profile by Year Built Range

This table includes detached and attached single-family residences, condominiums, townhomes, duplexes,

triplexes, and manufactured homes.

Year Built Range Parcel Count Sold Parcels % Sold
1899 & older 51 1 1.96%
1900 - 1909 108 2 1.85%
1910-1919 124 5 4.03%
1920-1929 102 2 1.96%
1930-1939 62 2 3.23%
1940 - 1949 59

1950 - 1959 74 4 5.41%
1960 - 1969 89 3 3.37%
1970 - 1979 151

1980 - 1989 75 1 1.33%
1990 - 1999 99 2 2.02%
2000 - 2009 76 4 5.26%
2010 - current 19 2 10.53%
N/A* 2,294 2 0.09%
Totals: 3,383 30 0.89%

*N/A: Land Only Accounts or Miscellaneous Structures (Barns, Sheds, etc.)
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Region Profile by Total Living Area Range

This table includes detached and attached single-family residences, condominiums, townhomes, duplexes,

triplexes, and manufactured homes.

Total Living Area Parcel Count Sold Parcels % Sold
1-499 26
500 -749 42
750 - 999 98 2 2.04%
1000 - 1249 115 1 0.87%
1250 - 1499 169 2 1.18%
1500-1749 166 3 1.81%
1750 - 1999 132 3 2.27%
2000 - 2249 97 6 6.19%
2250 - 2499 68 3 4.41%
2500-2749 53 1 1.89%
2750 - 2999 37 2 5.41%
3000 - 3249 18 1 5.56%
3250 - 3499 19 1 5.26%
3500 -3749 15
3750 -3999 12 2 16.67%
4000 - 4249 6
4250 - 4499 3
4500 - 4749 2
4750 - 4999 2
5000 - Over 7
N/A* 2,296 3 0.13%
Totals: 3,383 30 0.89%

*N/A: Land Only Accounts or Miscellaneous Structures (Barns, Sheds, etc.)
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Sale Verifications

The number of sales of single-family residences (Use codes 111, 116, 141 & 142) reviewed, and the inspection
types performed are summarized below:

Agricultural Region Sale Verifications
Type Volume
Field Inspection - exterior only 3
New Construction - on sitevisit 1
Total 4

Valuation Model Performance Statistics

Valuation Model Performance Statistics

Adjusted For Changes in Market Conditions over Time

Use codes included in this analysis:

Use Code 111 — Single-family Residence, Detached

Use Code 116 — Single-family Residence, Attached

Use Code 141 — Single-family Residence, Detached / Condominium

Use Code 142 — Single-family Residence, Attached / Condominium (Row House Style)

18
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Ratio Averages over Time

'Ratio’ is revaluation assessed value divided by non-time-trended sale price.

“TASP Ratio” is the revaluation assessed value divided by time-trended sale price. The table below compares
the two on a month-by-month basis.

Agricultural Region Ratio Averages over Time

Sale Month/Year Ratio Average | TASP Ratio Average
May - 2014 1.015 1.026
Jun - 2014 1.002 1.012
Sep - 2014 0.972 0.982
Grand Total 1.001 1.011

Agricultural Region Ratio Averages over Time

1.10

1.05 1.026

1.00 7015 :
1.002 .
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Note: A decreasing non-time-adjusted ratio indicates increasing sales prices.
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Transaction Type Ratios

For purposes of this report:

Person to Person is defined as a sale from one person to another person. A person is defined as an
individual (or group) that owned or purchased the property with the initial intent of living in, renting or
reselling at a profit.

A Short Sale is a sale of real estate in which the proceeds from selling the property will fall short of
the balance of debts secured by liens against the property, and the property owner cannot afford to
repay the full amounts of liens, and whereby the lien holders agree to release their lien on the real
estate and accept less than the amount owed on the debt.*

A Bank is a financial institution, including HUD, VA, FDIC, FNMA, FHLMC and credit union that
acted as a lender of funds or securer of debt.

All three of these categories are construed as market sales.

Sales transferred by warranty, special warranty, bargain and sale, and real estate contract deeds are considered
to be valid market transactions.

Other deeds and transfers involving financial institutions are traditionally considered to be non-market sales.
However, short sale and bank sale deed types that have been researched and verified as being 'market'
transactions are now included in the analysis.

The following table summarizes the number of these types of sales that are included in this mass appraisal, and
their TASP ratio averages.

Transaction Type Count and Ratio by Benchmark

Person to Person
Agricultural .
Count | TASP Ratio Average
Benchmarks
3311 1 1.066
3401 3 0.993
Totals 4 1.011

10 "Real Estate Short Sale". Investopedia. Retrieved 13 April 2013.
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Transaction Type Ratio'! Adjusted for Time

Agricultural Region Transaction Type Ratios over Time

Sale Month/Year Person to Person Totals
May - 2014 1.026 1.026
Jun - 2014 1.012 1.012
Sep - 2014 0.982 0.982

Totals 1.011 1.011

Agricultural Region Transaction Type Ratios over Time

1 «Ratio” is assessed value (AV) divided by sale price (SP).
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Qualified Sales by Deed Type

Agricultural Region Qualified Sales by Deed Type

Deed Type Person to Person

Totals

Warranty Deed 4

4

Transaction Type Percentage by Month

Agricultural Region Monthly Transaction Volume by Percentage
Sale Month/Year Person to Person Totals
Mar 2013 100.00% 100.00%
May 2013 100.00% 100.00%
Jun 2013 100.00% 100.00%
Aug 2013 100.00% 100.00%
Totals 100.00% 100.00%

Transaction Type Sale Volume by Month

Agricultural Region Transaction Type Volume by Month
Sale Month/Year Person to Person Totals
May - 2014 2 2
Jun - 2014 1 1
Sep - 2014 1 1
Annual Totals: 4 4

Volume of Transfers and Time-Adjusted Ratio by Grantor Type

Agricultural Region Volume of Transfers and Time-Adjusted Ratio by Grantor Type

Transfer Type Count

TASP Ratio Average

Person to Person 4

1.011
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Valuation Model Performance Statistics for All Sales of All Use Codes
(Except Manufactured Homes in Parks)

Valuation Model Performance Statistics by Benchmark

Ratio Statistics for Calculation Total/Consideration

Agricultural Region Sales of All Use Codes (Except 119, Manufactured Homes in Parks)

Benchmark Count Mean Median Weighted Mean Price Related Differential Coefficient of Dispersion
3311 2 1.156 1.156 1.093 1.057 8.70%
3401 3 0.983 0.975 0.983 1.000 1.00%
Totals 5 1.052 1.002 1.012 1.039 7.30%

Note: The sales used in this study are not adjusted for time.

Valuation Model Performance Statistics for Sales of Use Codes 111, 116, 141, & 142

Ratio Statistics for Calculation Total/Consideration

Agricultural Region Sales of SFR-Type Homes* (Use Codes 111, 116, 141, & 142)

Benchmark Count Mean Median Weighted Mean Price Related Differential Coefficient of Dispersion
3311 1 1.066 1.066 1.066 1.000 0.00%
3401 3 0.993 0.985 0.993 1.000 1.00%
Totals 4 1.011 0.999 1.010 1.002 2.80%

Note: The sales used in this study are not adjusted for time.
* Single Family Residences (SFRs) include condominiums.

Valuation Model Performance Statistics for Use Code 111 Sales

Ratio Statistics for Calculation Total/Consideration

Agricultural Region Sales of Use Code 111 (Single Family Residences)

Benchmark Count Mean Median Weighted Mean Price Related Differential Coefficient of Dispersion
3311 1 1.056 1.056 1.056 1.000 0.00%
3401 3 0.983 0.975 0.983 1.000 1.00%
Totals 4 1.001 0.989 1.000 1.002 2.80%

Note: The sales used in this study are not adjusted for time.
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Valuation Model Performance Statistics for Use Code 116 Sales

There are no 2014 sales of Common Wall SFRs in the Agricultural Region.

Valuation Model Performance Statistics for Use Code 141 Sales

There are no 2014 sales of Detached Condominiums in the Agricultural Region.

Valuation Model Performance Statistics for Use Code 142 Sales

There are no 2014 sales of Common Wall Condominiums in the Agricultural Region.

Valuation Model Performance Statistics for Use Code 119 Sales

There are no 2014 sales of Manufactured Homes in Parks in the Agricultural Region.

Valuation Model Performance Statistics Sales of Use Codes 121, 122 & 123

There are no 2014 sales of Multi-Family Dwellings in the Agricultural Region.

Valuation Model Performance Statistics for Use Codes 117 & 118 Sales

There are no 2014 sales of Manufactured Homes on Leased & Owned Sites in the Agricultural Region.
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Summary of Value Change

The Summary of Value Change table below reflects the aggregate change in value for ALL parcels that existed
in the study area at the time the study was conducted. Value Change and Percent (%) Change includes the value
for new parcels that were created and assessed for the first time in the current assessment year that did not exist

in the prior assessment year.

Number of Parcels Appraised: 3,380

Land Improve ments Total
2015 Assessment Year  $262,698,000 $184,138,800 $446,836,800
2014 Assessment Year  $258,505,800 $160,608,700 $419,114,500
Value Change $4,192,200 $23,530,100 $27,722,300

Percent Change 1.6% 14.7% 6.6%

Data Sources

All data in this report was summarized from pre-certification Residential Characteristics extracts and/or Abstract

Reports dated 5/27/2015.
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Endnotes

Regarding the Coefficient of Price-Related Bias

The Coefficient of Price-Related Bias (PRB) indicates the percentage by which assessment ratios change whenever
values are doubled or halved. For example, a PRB of —.03 would mean that assessment levels fall by 3% when value
doubles. The PRB should range between —0.05 and +0.05. PRBs outside the range of -0.10 to +0.10 are considered
unacceptable.*?

Put another way, price-related bias (PRB) is a measure of vertical equity which quantifies the relationship between
property values and ratios (assessment levels) by regressing percentage differences from the median assessment ratio on
percentages from the median value. The analysis also quantifies the statistical strength or significance of the
relationship. Price-related bias may be noted when the PRB coefficient is less than -0.03 or greater than 0.03, and the
relationship is statistically significant at the 95% confidence level.®

The dependent variable in the analysis is:

The independent variable makes use of a property value proxy (abbreviated value below) computed as follows:

I (O )
06 93

where value is one-half of sale price plus one-half of appraised value to minimize statistical bias that would overstate the
degree of regressivity (or understate the degree of progressivity):

value = (0.50 x appraised value) + (0.50 x sale price)

The use of logarithms converts the value proxy to percentages, and division by 0.693 (the natural logarithm of 2) permits
each doubling of value to be associated with an increment of 1.

T-statistics quantify the statistical reliability of any observed bias. The t statistic is the coefficient divided by its standard
error, or a measure of how strongly a particular independent variable explains variations in the dependent variable.

The PRB coefficient in this report was derived using IBM® SPSS® statistical software.

12 International Association of Assessing Officers, Glossary for Property Appraisal and Assessment, Chicago, 2013
3 Gloudemans, R., The Coefficient of Price-Related Bias: A Measure of Vertical Equity. Fair & Equitable 9 (11): 3-8.
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